
COMMUNITY DESIGN REVIEW BOARD STAFF REPORT 
Meeting Date October 15, 2019 

 
 

REPORT TO: Melinda Coleman, City Manager 
  
REPORT FROM: Michael Martin, AICP, Assistant Community Development Director 
  
PRESENTER: Michael Martin, AICP, Assistant Community Development Director 
  
AGENDA ITEM: Frost English Village, Commercial Retail Building, 1905 English Street 

North 
a. Conditional Use Permit Resolution  
b. Lot Division 
c. Design Review 

 
 
Action Requested:  Motion ☐ Discussion  Public Hearing 
Form of Action:  Resolution ☐ Ordinance ☐ Contract/Agreement ☐ Proclamation 
 
 
Policy Issue: 
Sherman Associates is proposing to construct the third and final phase of its redevelopment of the 
5.5 acre former Maplewood Bowl site. Phases one and two are complete and open. Phase one 
included 50 units of multifamily housing and phase two comprises of 107 units of independent 
senior housing. 
 
Phase three will be an 8,288-square-foot commercial retail building located at 1905 English Street 
North. The developer has also purchased the existing liquor store building at 1281 Frost Avenue. 
The building at 1281 Frost is proposed to be demolished and the site incorporated into this new 
project. To move forward with this project, the applicant needs city approval of a conditional use 
permit, lot division and design review.  
 
Recommended Action: 
a. Motion to approve the attached conditional use permit resolution for a drive-through window and 

increased building setback within the mixed-use zoning district for a new commercial retail 
building at 1905 English Street North. 
 

b. Motion to approve the lot division request to combine the parcels located at 1281 Frost Avenue 
East and 1905 English Street North. This lot division approval is subject to the following 
conditions:     
      
1. Prior to issuance of a certificate of occupancy for the new commercial building the following 

must be submitted to staff for approval:    
 
a. Proof that Ramsey County has recorded the lot division.    

 
b. Copies of all executed and recorded parking and access easement agreements between 

the three phases of Frost English Village.   



c. Motion to approve the design plans date-stamped October 1, 2019 for the 8,288-square-foot 
building to be constructed at 1905 English Street North. Approval is subject to the applicant 
doing the following: 

 
1. Repeat this review in two years if the city has not issued a building permit for this project. 

 
2. All requirements of the fire marshal and building official must be met. 

 
3. Meet all requirements in the engineering report, dated October 4, 2019.  

 
4. The applicant shall obtain all required permits from the Ramsey-Washington Metro 

Watershed District. 
 

5. Prior to the issuance of a building permit, the applicant shall submit for staff approval the 
following items: 
 
a. A photometric plan meeting all code requirements.  

 
b. Revised building elevations showing an increase of primary building materials and 

decrease of secondary building materials as defined by the mixed use zoning district.  
 
c. The applicant shall provide the city with a cash escrow or an irrevocable letter of credit 

for all required exterior improvements.  The amount shall be 150 percent of the cost of 
the work. 

 
d. Submit elevations for a trash and recycling enclosure.  
 

6. The applicant shall complete the following before occupying the building: 
 
a. Replace any property irons removed because of this construction. 

 
b. Provide continuous concrete curb and gutter around the parking lot and driveways. 
 
c. Install all required landscaping and an in-ground lawn irrigation system for all 

landscaped areas.      
 
d. Install all required outdoor lighting. 
 
e. Install all required sidewalks and trails. 

 
7. If any required work is not done, the city may allow temporary occupancy if: 

 
a. The city determines that the work is not essential to the public health, safety or welfare. 

 
b. The above-required letter of credit or cash escrow is held by the City of Maplewood for 

all required exterior improvements. The owner or contractor shall complete any 
unfinished exterior improvements by June 1 of the following year if occupancy of the 
building is in the fall or winter or within six weeks of occupancy of the building if 
occupancy is in the spring or summer. 

 



8. All work shall follow the approved plans. The director of community development may 
approve minor changes. 

 
Fiscal Impact: 
Is There a Fiscal Impact?  No ☐ Yes, the true or estimated cost is $0. 

Financing source(s): ☐ Adopted Budget ☐ Budget Modification ☐ New Revenue Source 
 ☐ Use of Reserves ☐ Other:  N/A 
 
Strategic Plan Relevance: 
☐ Financial Sustainability ☐ Integrated Communication ☐ Targeted Redevelopment 
 Operational Effectiveness ☐ Community Inclusiveness ☐ Infrastructure & Asset Mgmt. 
 
The city deemed the applicant’s application complete on October 1, 2019.  The initial 60-day review 
deadline for a decision is November 30, 2019. As stated in Minnesota State Statute 15.99, the city 
is allowed to take an additional 60 days if necessary to complete the review. 
 
Background 
Conditional Use Permit  
 
Drive-Through 
 
This site is zoned mixed use. Commercial and retail buildings are a permitted use in the mixed use 
zoning district however the applicant is proposing a drive-through which requires a conditional use 
permit. The drive-through is located on the east side of the building between the new building and 
English Street. The applicant is proposing to screen the drive-through from the Frost English 
intersection with the use of landscaping. The proposed drive-through will not have any adverse 
effects on nearby residential units.  
 
Parking Waiver 
 
When phase two of the Frost English Village project was built, the applicant constructed 24 parking 
spaces that were intended to serve as shared parking with the phase three commercial project. As 
part of this new construction project the applicant is proposing to construct 44 additional new 
parking spaces. These 44 new spaces satisfy the city’s parking requirements for a commercial 
building. For this project code requires 42 parking spaces – one space for every 200 square feet of 
building area.  
 
The applicant is working to secure a cafe-type tenant for the west lease space. Cafes, restaurants 
and coffee shops require one parking space for every 50 square feet of floor area availability to 
customers. Using the example of the new Starbucks that recently opened at 2146 White Bear 
Avenue there is 1,300 square feet of area available to customers meaning 26 parking spaces are 
required. Translating that to this new building, there would be 6,988 square feet of commercial 
space still available for the potential cafe user – requiring an additional 35 spaces.  
 
So for a building with one cafe-type user and other general commercial users the city would require 
61 parking spaces. The proposed site plan with the new parking spaces would be short 17 spaces. 
However, with the shared parking built for phase two and the new parking that is proposed to be 
built with this project there will be 68 parking spaces available. Staff is comfortable with the 



proposed site plan and parking under these general assumptions and is recommending the city 
approve a parking waiver allowing shared parking between the second and third phases of Frost 
English Village. Shared parking and access easement agreements will be required to be executed 
with copies submitted to the city.  
 
Increased Front Yard Setbacks 
 
The mixed use zoning district has a maximum building setback of 10 feet. The city council may 
increase maximum setbacks with approval of a conditional use permit. The conditional use permit 
may only be approved if the applicant has demonstrated on its site plan the intent of the mixed use 
zoning district is being met. 
 
Phase one of the Frost English Village development – the multi-family building to the west of this 
proposed project – is setback 20 feet from Frost Avenue which meets code requirements. The 
applicant wanted to have a consistent setback between the first and third phases which also allows 
for a service sidewalk and landscaping to occur between the new building and the south property 
line. As proposed, the building would be setback approximately 23 feet from the south property line. 
Staff is recommending the site plan be revised so the building would be setback 20 feet from the 
south property line.  
 
Staff does believe even with an increased setback the intent of the mixed use zoning district is 
being met. The building is attractively designed. An increased setback in this situation allows for 
cohesion between this new phase and previous phases in the overall development.  
 
Lot Division 
 
As part of this project the developer is purchasing the liquor store and property directly west of the 
site. The developer plans to demolish the existing liquor store building and incorporate the land into 
this project. The applicant will need to combine the two lots into a single parcel. Maplewood code 
allows this to occur administratively but staff is including this action with the other required 
approvals for this project.  
 
Design Review 
 
Site Plan 
 
The phase three building will be constructed just northwest of the Frost and English intersection. 
The building will front Frost Avenue with customers accessing the building on the north side.  The 
parking lot will also be on the north side of the building. No new access drives will be created with 
this project. Customers accessing the new building will use the access points on English Street and 
Frost Avenue that were installed during the first two phases of this overall development.  
 
Building Elevations 
 
In the mixed use zoning district, exterior building walls adjacent to or visible from a public right-of-
way or public open space may not exceed 40 feet in width. New buildings of more than 40 feet in 
width are allowed if the building wall is divided into smaller increments, between 20 and 40 feet in 
width, through articulation of the façade. Exterior-building materials shall be classified primary, 
secondary or accent material. Primary materials shall cover at least 60 percent of all façades of a 
building. Secondary materials may cover no more than 30 percent of all façades of a building. 
Accent materials may include door and window frames, lintels, cornices and other minor elements, 



and may cover no more than ten percent of all façades of a building. The community design review 
board may consider exceptions to the above-mentioned design standards if they uphold the 
integrity of the guidelines and result in an attractive, cohesive development design as intended by 
ordinance.    
 
The applicant worked to design the commercial building to be unified with the other two phases in 
this development. The primary materials for proposed commercial building are brick, lap siding and 
fiber cement panels. Rockface CMUs would be used for the foundation of the building. Code states 
primary materials may be brick, stone or glass and again must be comprised of 60 percent of all 
facades. Based on the applicant’s plans 42 percent of the building’s materials would meet this 
requirement. Code also states that secondary materials may cover no more than 30 percent of all 
façades of a building. Secondary materials include stucco. The applicant’s plan of using stucco 
textured fiber cement panels on 35 percent of the building’s elevations does not meet this code 
requirements.  
 
Staff believes the overall design of the building is attractive and fits in well with the other two 
phases. However, the applicant should be required to submit revised building elevations showing 
an increase of primary building materials and a decrease of secondary building materials.  
 
Landscaping 
 
The applicant is proposing to plant 14 new trees throughout the site as well as numerous shrubs, 
perennials and grasses. The landscaping plan is attractively designed and meets all the 
landscaping requirements of the mixed use zoning district.  
 
Lighting  
 
A photometric plan will be required to be submitted to staff ensuring code compliance.  
 
Trash Enclosure 
 
A trash and recycling enclosure will be built to the east of the building within the drive-through loop. 
The applicant will be required to submit to staff elevations on the enclosure prior to its construction 
to ensure color and building material compatibility with the building.  
 
Gladstone Neighborhood Redevelopment Plan 
 
The Gladstone Neighborhood Redevelopment Plan outlines nine guiding principles to 
redevelopment in the area as follows: 
 

1. Design the future of Gladstone as a village. 
2. Transform regional trails into celebrated village corridors. 
3. Make Gladstone a compelling quality of life choice. 
4. Weave natural systems and ecological function into the built and recreational environment. 
5. Allow Gladstone’s future to whisper the story of its past. 
6. Make walkability the standard. 
7. Think of Gladstone as a neighborhood for all stages of life. 
8. Make the Gladstone redevelopment plan a model for others to follow. 
9. Make multi-modal links between Gladstone and areas beyond. 

 



The Gladstone Neighborhood Redevelopment Plan further outlines development strategies for 
Frost Avenue North, which includes the former Maplewood Bowl site, as follows: 
 

• Achieving a mix of neighborhood retail services fronting on Frost Avenue and English Street 
• Incorporation of rainwater gardens, alternative pavement strategies, shared parking and 

other techniques to minimize surface water runoff and provide for treatment of runoff. 
• Incorporation of recycled building materials, roof top gardens, solar energy systems and 

other sustainable building techniques that contribute to the educational and interpretive 
vision of the Gladstone Savanna. 

• Flexibility to accommodate the bowling alley use and other local neighborhood retail 
businesses that desire to stay in the neighborhood. 

• Redevelopment of the Frost Avenue North area has important financial relationships with 
the remainder of the Gladstone Neighborhood. Actual implementation efforts should explore 
ways that this project can provide financial resources to other parts of the master plan, 
particularly the improvement of Flicek Park and Frost Avenue. 

• Development may orient toward the regional trails rather than back up to them. 
• Building heights should be “stepped back” from the street as they grow in height 

 
Department Comments 
 
Engineering 
 
Please see Jon Jarosch’s engineering report, dated October 4, 2019, attached to this report. 
 
Building 
 
From Dave Peterson – Building Official: Build per 2012 IBC, 2012 IMC, 2012 IFGC, 2014 NEC, 
2012 Minnesota State Plumbing Code, 2015 Minnesota State Fire Code, MN 2015 Accessibility 
code, MN1306, and 2015 Minnesota Building Code. 
 
Demonstrate compliance with all the requirements of the 2012 Minnesota Energy Code Chapter 
1323 Section C401.2. Mixing 2012 IECC provisions and ASHRAE Standard 90.1 to obtain 
compliance is not an option. The following forms must be completed as submittals. 
            
a. ASHRAE 90.1-2010 Building Envelope Compliance Documentation 
b. ASHRAE 90.1-2010 HVAC Compliance Documentation 
c. ASHRAE 90.1-2010 Service Water Heating Compliance Documentation 
d. ASHRAE 90.1-2010 Lighting Compliance Documentation 
e. Or COMCHECK 
 
Special inspections required as per 2012 IBC Chapter 17. Complete supporting special inspection 
schedule document and submit with plans. 
 
Plumbing plans shall be submitted to the State Plumbing Department for approval prior to the 
issuance of a plumbing permit. St Paul water requires permits for water piping. Maplewood requires 
permit for drain waste and vent. 
 
Permits are required for building, plumbing, mechanical, electrical, fire alarm, and sprinklers. 
Provide two sets of stamped and signed plans and one digital set. 
 



 
 
 
Commission and Board Review 
 
Planning Commission 
 
October 15, 2019:  The community design review board will review this project. 
  
October 15, 2019:  The planning commission will hold a public hearing and review this project.  
 
Citizen Comments 
 
Staff surveyed the 29 surrounding property owners within 500 feet of the proposed site for their 
opinion about this proposal.  Staff received one response – shown below.  
 
1. We are excited to see new development coming into the area. However we are very concerned 

of what type of retail stores that would be coming in. The existing businesses do not need more 
competition, especially after the summer of road construction. (David Borchert, 1344 Frost 
Avenue) 

 
Reference Information 
 
Site Description  
 
Site Size:  1.24 acres (1905 English and 1281 Frost) 
Existing Land Use:   1905 English – Vacant Land’ 1281 Frost – Liquor Store 
 
Surrounding Land Uses  
 
North:    Frost English Silver – senior housing building 
South:    Gladstone Savanna 
East:   Vacant Moose Lodge building – now owned by City of Maplewood  
West:   Frost English Village – multifamily housing 
 
Planning 
 
Existing Land Use: Mixed-Use – Neighborhood HD 
Existing Zoning: Mixed Use (MU)  
 
Past Actions 
 
On January 22, 2014: the Metropolitan Council approved a livable communities demonstration 
account (LCDA) grant request for the city of Maplewood for $1,900,000. This grant money was 
used for public infrastructure improvements along Frost Avenue and assisted the developer with the 
purchase of the Maplewood Bowl site. 
 
On April 13, 2015: the city council approved a conditional use permit, lot division and design review 
requests, which were required for the four-story, multi-family building with 50 units phase one 
project to move forward. 
 



April 10, 2017: The city council approved a conditional use permit for an increased front yard 
setback and a parking waiver for Phase two of the project. Phase two included 107 units of senior 
housing.  
 
Attachments 
1. Conditional Use Permit Resolution  
2. Overview Map 
3. Land Use Map 
4. Zoning Map 
5. Site Plan 
6. Landscape Plan 
7. Building Elevations 
8. Jon Jarosch’s Engineering Report, dated October 4, 2019  
9. Applicant’s Plans (separate attachment) 
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Engineering Plan Review 
 
PROJECT:   Villages at Frost & English Phase III – 1955 English Street   
 
PROJECT NO:  19-34 
 
COMMENTS BY:  Jon Jarosch, P.E. – Assistant City Engineer  
 
DATE:   10-4-2019 
 
PLAN SET:  Engineering plans dated 9-20-2019 
             
The applicant is proposing to construct Phase III, the final phase of the Villages at Frost and 
English project. The applicant is requesting design approval for the Phase III site plan.  
 
Stormwater management for Phase III is proposed to be accommodated via the use of an 
underground storage and infiltration system. It appears from the stormwater management plan 
submitted that the proposed improvements meet the City’s stormwater standards. 

This review does not constitute a final review of the plans, as the applicant will need to submit 
construction documents for final review, along with ratified agreements, prior to issuing building 
and grading permits. 

The following are engineering review comments on the design and act as conditions prior to 
issuing permits: 
 
Drainage and Stormwater Management 
 
1) The project shall be submitted to the Ramsey-Washington Metro Watershed District 

(RWMWD) for review. All conditions of RWMWD shall be met. 
 

2) The Owner shall sign a joint stormwater maintenance agreement, with the City and 
RWMWD, for all storm water treatment devices (sumps, storm sewer, infiltration basins, 
ponds, etc.).  
 

Grading and Erosion Control 
 

3) The infiltration basins, underground infiltration systems, and ponding areas shall be 
protected from sedimentation throughout construction.  
 

4) Inlet protection devices shall be installed on all existing and proposed onsite storm 
sewer until all exposed soils are stabilized.  
 

5) Public and private roads shall be swept as needed to keep the pavement clear of 
sediment and construction debris. 
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6) All pedestrian facilities shall be ADA compliant.  

 
7) A copy of the project SWPPP and NDPES Permit shall be submitted prior to the 

issuance of a grading permit.  
 

Sanitary Sewer and Water Service 
 

8) Sanitary sewer service piping shall be schedule 40 PVC or SDR 35.  
 

9) The proposed water service modifications are subject to the review and conditions of 
Saint Paul Regional Water Services (SPRWS). The applicant shall submit plans and 
specifications to SPRWS for review and meet all requirements they may have prior to 
the issuance of a grading permit by the City.  
 

10) The applicant shall be responsible for paying any SAC, WAC, or PAC charges related to 
the improvements proposed with this phase of the project. Appropriate fees shall be 
charged during the permitting process. 

 
Other 

 
11) The applicant shall provide turning movement diagrams for the drive-thru along the east 

side of the proposed building. This diagram shall confirm that the drive-thru layout is 
navigable by the types of vehicles expected to utilize this facility. 
 

12) The current layout creates a conflict between vehicles in the eastbound drive aisle and 
vehicles seeking to enter the drive-thru from the north. The applicant shall address how 
traffic will be controlled in this area to ensure the safety of the motoring public. 
 

13) The plans shall be signed by a professional engineer currently licensed in the State of 
Minnesota. 
 

14) Agreements or easements between the three lots are necessary to address the 
drainage, utilities, roads, and parking lots that cross lot lines within the proposed 
development. These agreements shall detail the shared usage and responsibilities of 
each lot as it pertains to these common amenities, including long-term maintenance. A 
copy of these agreements shall be provided to the City of Maplewood.  
 

15) With the high-density of residences directly adjacent to this property, it will be necessary 
to provide a barrier (fencing) between the active project area and the adjacent 
properties.  
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16) Any damage to the sidewalks or other public infrastructure adjacent to the site caused by 
the proposed construction shall be repaired to equal or better condition at the owners 
expense. 

 
Public Works Permits 
 
The following permits are required by the Public Works Department for this project. The 
applicant should verify the need for other City permits with the Building Department. 

 
17) Grading and erosion control permit 

 
18) Sanitary Sewer Service Permit 

 
19) Storm Sewer Permit 

 
- END COMMENTS - 
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